
Proposal:
This certified built-green structure will be a four-story over a basement 
apartment building containing 43 efficiency dwelling units.  Covered parking 
for 32 bikes will be provided in a dedicated space at ground level in lieu of 
motorized automobile parking.  The existing structure will be demolished 
and the building will be designed and constructed for a minimum Built Green 
4 star certification.

context:
The project site, located within the North Beacon Hill Residential Urban Village, 
is a 7,200 Sq Ft parcel zoned for low-rise development (LR3).  The parcel is 
bound by an apartment to the south, an alley to the west, an apartment to the 
north and Beacon Hill Playfield the east.  The site is sloping down towards the 
west with a total grade change of 16 ft.  The neighborhood is a mix of single 
family homes, townhome structures and apartment buildings.  Just blocks from 
Beacon Hill Light Rail Station, there are several bus stops that provide direct 
routes to downtown Seattle, Queen Anne, South Seattle, the University District 
and other transfer stations.  The site is within walking distance to grocery stores, 
pharmacies, and other services.

dpd project # 
3023990
King Co. APN: 388190-0185
Please see the following 
pages for a graphic 
contextual analysis.
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Beacon Hill Neighborhood

Zoning Analysis

Project Address: 1807 13th AVE S

Project Owner: Build Urban, LLC
999 N. Northlake Way
#215
Seattle Wa, 98103

Project Contact: Jeff Wegener
jeff@buildurban.com
206.452.9399

Site Area:    7200 sqft
# of Residential Units:  43  SEDUS
# of Stories:           4 + Basemet
Zone:  LR3
Proposed Use: RESIDENTIAL SEDUS
Lot Area: 7200 sqft
Allowed FAR: 2.0
Proposed FAR: 1.98

Structural Height: 40’-0”
-Allowed: 40’-0”
-Proposed: 40’-0” + 4’ SHED ROOD BONUS PER 
23.45.514E

Building Depth:  77.5’ or 65% of lot length within 
15’ of side lot line 

Building Width Limit:

Allowed: 90’
Proposed: 44’

Setbacks:
-Front Proposed on 13th Ave S :  10 feet.
-Rear Proposed:  15 feet
-Side North Proposed:  8 feet
-Side South Proposed: 7 feet
Parking: 
-Stalls Required: 0
-Stalls Proposed: 0 Per Frequent trasit study

Solid Waste:
84 sqft required per 23.54.040
Proposed: 85.21 sqft.

Adjustments:
None
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ZONING Requirements 
  
23.45.510 FAR LIMITS:
FAR limit for apartments in LR3 zone within residential urban village overlay is 2.0 (with Built Green Certification).
FAR limit is increased from 1.5 to 2.0 for LR3 apartments that meet requirements of 23.45.510 C.
E4. Floor area within portions of a structure that extend no more than 4 ft above existing or finished grade is exempt from FAR limits.
E5. For apartments that qualify for the higher FAR limit per 23.45.510 C: Floor area within portions of a structure that is partially above grade, used for parking or other accesso-
ry uses, and has no additional stories above, is exempt from FAR limits if the following conditions are met:
 a. avg. height of walls enclosing floor area does not exceed 1 story.
 b. roof area above exempt floor area is used as amenity area and meets the standards for amenity area at ground level.
 c. at least 25% of the perimeter of the amenity area on the roof above is not enclosed by the walls of the structure.

23.45.512 DENSITY LIMITS: 
For apartments that meet the standards of subsection 23.45.510.C, there is no density limit in LR3 zones.

23.45.514 STRUCTURE HEIGHT: 
A. Apartments in LR3 zones within urban village overlays are permitted 40’ above average grade.
F. The applicable height limit is increased 4 ft for a structure that is partially below-grade and meets these requirements:
 1. The height increase does not apply to portions of lots within 50 ft of a single family zone
 2. The number of stories above the partially below-grade story is limited to 4 stories for residential uses with a 40 ft height limit
 3. On the street facing facade, the story above the partially below-grade story is at least 18 in above elevation of the street
 4. The average height of exterior facades of the portion of the story that is partially below grade does not exceed 4 ft above existing or finished grade, whichever is less
J3. b. On flat roofs, architectural projections that result in additional interior space, such as clerestories, may extend 4 ft above the maximum height limit allowed by subsection 
23.45.514 F if the following requirements are met:
 1. The total area of the projections is no more than 30 percent of the area of the roof plane
 2. The projections are setback at least 4 ft from any street facing facade

23.45.518 SETBACKS AND SEPARATIONS:
A. apartments in all LR zones: 
 Front: 5 ft min
 Rear: 10 ft min with alley
 Side: facades greater than 40 ft: 5 ft min; 7 ft avg.
H1. Cornices, eaves, gutters, roofs and other forms of weather protection may project 
into required setbacks and separations a maximum of 4 feet if they are no closer than 
3 feet to any lot line. 
L. For structures with a 40 ft height limit according to Table A for 23.45.514, a minimum 
upper level setback of 16 ft is required above a height of 44 ft for all street lot lines.



1807 13TH AVE S
DESIGN REVIEW

5
23.45.522 AMENITY AREA
A1. For apartments in LR zones the required amount of amenity area is equal to 25 percent of the lot area.
A2. A minimum of 50 percent of the required amenity area shall be provided at ground level, except that amenity area provided on the roof of a structure that meets the provi-
sions of subsection 23.45.510.E.5 may be counted as amenity area provided at ground level. 
D5 a. No common amenity area shall be less than 250 square feet in area, and common amenity areas shall have a minimum horizontal dimension of 10 feet. 
D5 b1. At least 50 percent of common amenity area shall be landscaped with grass, ground cover, bushes and/or trees. 
D5 b2. Elements that enhance the usability and livability of the space for residents, such as seating, outdoor lighting, weather protection, art, or other similar features shall be 
provided. 

23.45.524 LANDSCAPING
A2 a. Landscaping that achieves a Green Factor score of 0.6 or greater is required for any lot within a LR zone if development is proposed that has more than one dwelling unit. 
Vegetated walls may not count towards more than 25 percent of a lot’s Green Factor score. 
B1. Existing street trees shall be retained.

23.45.526 LEED, BUILT GREEN, AND EVERGREEN SUSTAINABLE DEVELOPMENT STANDARDS
A. Built Green 4-star rating compliance must be demonstrated per 23.45.510 C.

23.45.526 STRUCTURE WIDTH AND FACADE LENGTH LIMITS
A. Max. structure width for apartments in LR3 zones: 150 ft.
B. Max. combined facade length within 15 feet of property line: 65% depth of lot.  
23.86.015 C6. Floor area exempt from FAR limits pursuant to 23.45.510 E5 is exempt from facade length calculations

23.54.015 PARKING REQUIREMENTS
Table B - II M. No minimum parking requirement for residential uses in multifamily zones within urban villages if the residential use is located within 1,320 ft of a street with fre-
quent transit service.
Table D - D.2. 0.75 bicycle parking spaces required per small efficiency dwelling unit
K2. Required bicycle parking shall be provided in a safe, accessible and convenient location. Bicycle parking hardware shall be installed so that it can perform to its manufactur-
er’s specifications.
K5. Bicycle parking required for small efficiency dwelling units is required to be covered for weather protection. If the required, covered bicycle parking is located inside the 
building that contains small efficiency dwelling units, the space required to provide the required bicycle parking shall be exempt from Floor Area Ratio (FAR) limits. 

23.54.040 SOLID WASTE AND RECYCLABLES
Table A. 26-50 dwelling units require a minimum of 375 ft²
D1. For developments with 9 dwelling units or more, the minimum horizontal dimension of required storage space is 12 ft.
D2. The floor of the storage space shall be level and hard-surfaced
D3. If located outdoors, the storage space shall be screened from public view and designed to minimize light and glare impacts.
E1. The storage space shall not be located between a street facing facade of the structure and the street
F1. Containers to be manually pulled shall be placed no more than 50 ft from a curb cut or collection location.
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Zoning and Vicinity Map
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Site Context
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Existing Site & Neighborhood Context

Existing Site
Beacon Hill Neighborhood
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Surround Neighborhood Context Photos
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Site Plan Option1 Prefered Option
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Landscape Plan Option1 Prefered Option
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Landscape Plant Selections Option1 Prefered Option
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Landscape Plant Selections Option1 Prefered Option
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Landscape Plant Selections Option1 Prefered Option
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Basement Floor Plan Option1 Prefered Option
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FIirst Floor Plan Option1 Prefered Option
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East and West Elevations & Material Selections Option1 Prefered Option

Cedar Siding
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South Exterior  Elevations & Material Selections Option1 Prefered Option

Cedar Siding

Hardie Panel & Lap
SW7020 Black Fox

Hardie Panel 
SW7011 Natural Choice

Hardie Panel & Lap
SW7018 Dovetail

SOUTH ELEVATION
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NORTH ELEVATION

Cedar Siding

Hardie Panel & Lap
SW7020 Black Fox

Hardie Panel 
SW7011 Natural Choice

Hardie Panel & Lap
SW7018 Dovetail

North Exterior  Elevations & Material Selections Option1 Prefered Option
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Perspectives Option1 Prefered Option
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Alley Perspective Option1 Prefered Option
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Perspectives Option1 Prefered Option
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Design Guidelines

CS1  NATURAL SYSTEMS AND SITE FEATURES

D. Plants and Habitat

Response:  The proposed development features a variety of plantings to define pedestrian corridors, private space and provide a color palate 
throughout the site.  The proposed development will utilize the southeast existing tree as a focal point to help define the pedestrian path.  Additional 
setbacks, up-lighting and lower under plantings with provide an inviting entry from Carleton Ave into the site.   The triplex western lower façade will be 
landscaped with vines to help soften the auto entry experience while strengthening vegetation presence from the alley ROW.  Internally, plants have 
been selected and located to define private patios and the perimeter has been landscaped with a mixture of shrubs and trees to help screen the 
building scale.

CS2 URBAN PATTERN AND FORM

D.  Height Bulk and Scale
    
Response:  The site has been split up into two buildings.  A duplex fronts on Carleton.  This provides a building properly scaled to the neighborhood 
while proving additional side yard space to retain an existing tree and provide additional landscaping space.  A triplex is proposed and sides internal to 
the site.  This provides opportunity to activate a pedestrian pathway used to access the units from both Carleton Ave S and the surface parking from the 
alley.  The proposed units did not maximize the setbacks in lieu of creating more open space near triplex entries.   Splitting the site into two structures 
reduces the overall footprint and bulk of the project.   

CS3  ARCHITECTURAL CONTEXT AND CHARACTER

A. Emphasizing Positive Neighborhood Attributes

Response: The existing neighborhood is a mix of contemporary and older structures and materials.  One of the strengths of the Georgetown 
Neighborhood design is the consistent connection from the units to the public edge.  The proposed development was designed so each unit felt a 
strong connection to the public edge.  
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Design Guidelines

PL1 OPEN SPACE AND CONNECTIVITY

CS1. NATURAL SYSTEMS AND SITE FEATURES:

Use natural systems and features of the site and its surroundings as a starting point for project design.

The site fronts on 13th Ave South which slopes down significantly to the west towards the alley.  The proposed design takes advantage of this slope by 
creating two building entries on off the south and the main entry off 13th Ave S.   

Two shed roofs are proposed to allow for clerestory windows on the top floor and the largest of the roofs is south facing.  Wherever possible, corner windows 
and Juliet balconies are added to allow larger views and access to natural light.

CS2. URBAN PATTERN AND FORM: 

Strengthen the most desirable forms, characteristics, and patterns of the streets, block faces, and open spaces in the surrounding area.

Neighboring structures have pitched and flat of varying form; the proposed shed roofs will reinforce this typology while still maintaining an individual 
appearance.  The proposed material palette is chosen to complement the existing materials of neighboring buildings.  

The east facade is pulled back from the property line along 13th Ave S St to maintain a connection to the smaller apartment structure to the north and not 
overwhelm it.  

CS3. ARCHITECTURAL CONTEXT AND CHARACTER:

Contribute to the architectural character of the neighborhood.
 
13th Ave S contains a diverse collection of very interesting and unique building shapes and material selections.  To maintain the same scale of architecture 
as the existing townhomes and smaller apartment complexes, the building facade is articulated through proportions of modulation, materiality and window 
design, creating a smaller scale appearance.

The proposed shed roof design compliments the existing asymmetrical roofs along the street while maintaining an individual appearance.
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Design Guidelines

PL1. CONNECTIVITY:

Complement and contribute to the network of open spaces around the site and the connections among them.

The site provides an open gathering space for residents on the north side of the site, adjacent to the alley and another near the main entrance.  This entry 
courtyard space, offers seating surrounded by  plantings, encouraging residents to spend time there.

PL2. WALKABILITY:

Create a safe and comfortable walking environment that is easy to navigate and well-connected to existing pedestrian walkways and features.

The project maximizes the existing site slope to provide separate entries to the first floor along the street facing façade and recessed back along the south 
facade.  The first floor is fully accessible with ample space at both entrances.

PL3. STREET-LEVEL INTERACTION: 

Encourage human interaction and activity at the street-level with clear connections to building entries and edges.

The entry sequence on the main east facade responds to similar existing front doors on the block and provides an easily identifiable entry sequence with 
a strong connection to the street.  A large canopy above the east entry provides weather protection and helps to visually locate the entry.  The secondary 
entry on the south facade is adjacent to the raised first floor entry, with windows and landscape design helping to identify it as well.

The site offers an open gathering space for residents along the alley that is heavily planted for privacy and to identify the entry location.   

In addition, lighting, hardscape, and landscaping further help to identify these locations.

Massing and materiality delineate entry points on the south facade by decreasing the perceived mass of the building to a human scale.

A comprehensive lighting plan for the site will provide enough light to maintain a sense of safety for the residents and pedestrian access.  All entry doors 
have glass insets to provide natural light to public spaces where windows might not be possible.
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PL4. ACTIVE TRANSPORTATION:
 
Incorporate design features that facilitate active forms of transportation such as walking, bicycling, and use of transit.

This apartment building is designed specifically for professionals looking to live a low-environmental-impact lifestyle.  A secure area is provided for 14 
bicycles in lieu of parking, aiming the project toward occupants without cars. 

The site is located in the North Beacon Hill Residential Village within a few blocks of Bus routes  providing direct access to Downtown, lower Queen Anne, 
south Seattle, the university district and other transfer stations.  The site is within walking distance to multiple grocery stores, pharmacies, and services.

DC1. PROJECT USES AND ACTIVITIES:

Optimize the arrangement of uses and activities on site.

There is no parking proposed for the site but a secure bicycle storage area is located adjacent to the north building entrance off the alley.

The trash and recycling and laundry area has been located directly off of the alley along the southwest corner of the site to minimize any direct views into it 
while remaining easily accessible to all residents.

DC2. ARCHITECTURAL CONCEPT:

Develop an architectural concept that will result in a unified and functional design that fits well on the site and within its surroundings.

Massing of the building has been organized to demarcate entrances and create open exterior spaces for residents. 

The raised entry on the south facade responds to the established context of neighboring structures while still allowing for an accessible entrance. The 
asymmetrical shed roofs provide ample space for solar panels on the south facing surface while still allowing clerestory windows for fourth floor apartments.

Glazing location and scale was designed to maximize views from the apartments while minimizing views directly toward neighboring buildings and to allow 
more privacy for residents near public entrances.

Design Guidelines
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The facade materiality is kept simple to allow for the modulation to stand out while detailing on the window sets provides a smaller scale of interest within 
the whole.  The material selection was informed by the colors and textures existing on adjacent developments to both fit in with the neighborhood and 
maintain an individual appearance.

DC3. OPEN SPACE CONCEPT:

Integrate open space design with the design of the building so that each complements the other.

 A large canopy above the main east and secondary southern entries provides weather protection and visually identifies the entry locations.  Resident 
mailboxes are located adjacent main building entrance.

A bicycle area  is located on the main level of the building directly off of the 13th Ave S, providing  storage for resident’s bicycles level with the existing 
grade. 

DC4. EXTERIOR ELEMENTS AND FINISHES:

Use appropriate and high quality elements and finishes for the building and its open spaces.

Materiality along 13th Ave S is an assortment of painted siding, brick, and cedar cladding.  The proposed material selection for this project uses a warm off 
white paint tone for the primary color with the strategic addition of darker tones and cedar siding to highlight specific window geometry and massing.  In 
addition, the use of corner Juliet balconies provides an architectural useable element that allow opportunity for accent color. 

Dense plantings along the south and north facade respond to the existing neighbors, helping the proposed building fit into the context of the street.

The combination of cedar siding, hardie paneling, concrete and glazing all contribute to a high quality of construction for the proposed development.  A 
semi-transparent wood stain will allow the cedar siding to show its natural grain and bring a nice texture throughout the development.  This grain will be 
balanced by the smooth texture of the glazing and hardie paneling.  Color transition will further help to detail the proposed development.  This material 
palette will age well in Seattle’s climate and is proven to be long lasting.

A selection of pathway lighting, sconces and wall fixtures all work together to increase safety on site, inform pedestrians of entry locations and increase 
usability of the outdoor spaces.
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